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6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  
 
1. Pledge of Allegiance 
 
2. Declaration of Conflicts of Interest 

 
3. Approval of Meeting Minutes 

A. January 14, 2014 
B. January 28, 2014 
 

4. Development Items 
 

A. Evans Ranch Plat B-2 Preliminary & Final Plat – Public Hearing, Recommendation to the City 
Council 
This plat includes 25 single-family lots that were included on the approved Evans Ranch Master 
Development Plan. The average lot size is 9,506 square feet and this plat has a density of 2.75 
lots/acre, and 2.07 acres of open space. This phase is located northeast of the intersection of 
Clark Street and Porter’s Crossing.  
 

B. Porter’s Crossing Town Center Retail Pad A Site Plan (Building Elevations) – Public Hearing, 
Recommendation to the City Council 
The site plan for this building, including the parking, landscaping, etc. has already been 
approved. This review is for the building elevations, or the exterior style and look of the 
building. This building will be located immediately east of the Ridley’s Family Market and Ace 
Hardware stores. 
 

C. Porter’s Crossing Town Center Project Entrance Sign – Public Hearing, Recommendation to the 
City Council 
A proposal for a large project sign for the 120-acre Porter’s Crossing Town Center master 
development, as well as a combined commercial sign for the retail development.  

 
5. Work Session 

 
A. Discussion of Potential Changes to the General Plan & the Municipal Code  
 
B. Next Scheduled Meeting: February 25 
 

6. Adjournment 
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   1 
6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  2 
 3 
COMMISSION MEMBERS PRESENT:   Preston Dean, Miriam Allred, and John Linton. 4 
 5 
CITY STAFF PRESENT:  Steve Mumford, Planning Director; Mike Hadley, City Planner; and 6 
Johna Rose, Deputy Recorder. 7 
 8 
ELECTED OFFICIAL PRESENT: Adam Bradley 9 
 10 
Commissioner Linton called the meeting to order at 6:13 p.m. 11 
 12 
1. Declaration of Conflicts of Interest 13 
 14 
None 15 

 16 
2. Approval of Meeting Minutes 17 

A. December 10, 2013 18 
 19 

MOTION: Preston Dean moved to approve the December 10, 2013 meeting 20 
minutes.  Miriam Allred seconded the motion.  Those voting aye:  21 
Preston Dean, Miriam Allred, and John Linton. The motion passed with 22 
a unanimous vote. 23 

 24 
B. January 14, 2014  25 

 26 
 MOTION:   No motion was made. 27 
 28 
3. Election of 2014 Planning Commission Chair and Vice-Chair 29 

 30 
MOTION: Preston Dean  moved to appoint John Linton as Planning Commission 31 

Chair for the 2014 year.  Miriam Allred seconded the motion.  Those 32 
voting aye:  Miriam Allred, Preston Dean, and John Linton.  The 33 
motion passed with a unanimous vote. 34 

 35 
MOTION: John Linton moved to appoint Preston Dean as Planning Commission 36 

Vice Chair for the 2014 year.  Miriam Allred seconded the motion.  37 
Those voting aye:  Miriam Allred, Preston Dean, and John Linton.  The 38 
motion passed with a unanimous vote. 39 

 40 
4. Development Items 41 
 42 

A. Sunset Ridge Plat 2 Final Plat – Action Item, Recommendation to the City Council 43 
This is phase two of the approved Sunset Ridge project, located immediately northwest of 44 
the Lone Tree neighborhood, and consisting of 21 lots on 8.29 acres.  45 
 46 
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Mike Hadley explained that the proposal is for the second plat of the Sunset Ridge 1 
preliminary plat, it consists of 21 lots for an average lot size of 9,703 sq. ft.. The overall 2 
density is 2.53 units per acre.  The lot sizes range from 7,255 sq. ft. to 13,375 sq. ft.  3 
There are a couple of issues with the plat.  4 

1. Construction access for this phase of Sunset Ridge will need to be along Lone 5 
Tree Pkwy going west and then north along Secretariat Rd through the Sunset 6 
Ridge Plat. 7 

2. For this phase the applicant can install the park improvements required or place 8 
the money into the existing landscape bond for Sunset Ridge.  The park 9 
improvements for the Sunset Ridge project will be required to be completely 10 
installed by 50% of the building permits for the preliminary plat.   11 

 12 
Commissioner Dean was concerned about lot setbacks. He stated that the intent of the City Code 13 
is to have 15 feet between homes.  Steve Mumford suggested that maybe the code should require 14 
setbacks to be a minimum of 7.5 feet. 15 
 16 
Adam Bradley was concerned about access to the neighborhood. Mr. Mumford explained that 17 
the development road access meets all traffic study requirements and Fire Department approval. 18 
 19 
Commissioner Linton suggested that the developer be ready with the proposed park plan before 20 
the development goes to City Council.  21 

 22 
MOTION: Preston Dean moved that the Planning Commission recommend the 23 

approval of Sunset Ridge Plat 2 Final Plat to City Council with the 24 
following recommended condition: 25 
1. The developer needs to submit a final park design and cost estimate 26 

prior to City Council meeting.  The developer must then install the park 27 
improvements or bond for the required cost. 28 

Miriam Allred seconded the motion.  Those voting aye:  Preston Dean, 29 
Miriam Allred, and John Linton. The motion passed with a unanimous vote. 30 

 31 
B. Monte Vista Ranch Master Development Plan Items – Public Hearing (The applicant is 32 

requesting that these items be tabled until the February 25 meeting) 33 
 34 

1. Development Code Amendments – Chapters 17.26, 17.36, 17.52  35 
The applicant is proposing that three new zoning chapters be added to Title 17 of 36 
the Municipal Code: (1) Chapter 17.26 Residential Mixed Use Development 37 
Zone; (2) Chapter 17.36 Commercial Mixed Use Development Zone; (3) Chapter 38 
17.42 Industrial Mixed Use Development Zone. 39 
 40 

2. Master Development Plan & Agreement Amendments 41 
An applicant proposal to rezone the vacant properties within the master plan to 42 
the three newly proposed zones, divide the project into 5 different planning areas, 43 
and propose a maximum number of dwelling units in each area. A draft agreement 44 
is provided for review. The applicant’s intent is for the existing agreement to be 45 
replaced with an amended agreement.  46 
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 1 
3. General Plan Amendments 2 

The City’s General Plan (Future Land Use and Transportation Corridors Map) is 3 
proposed to be amended, consistent with the master development plan changes. 4 

 5 
Commissioner Linton opened the public hearing at 7:10 p.m. 6 
 7 
 None 8 
 9 
MOTION: Preston Dean moved to table Monte Vista Ranch Master Development  Plan 10 

items and continue the public hearing to the February 25, 2014 meeting.  11 
Miriam Allred seconded the motion.  Those voting aye:  Preston Dean, 12 
Miriam Allred, and John Linton. The motion passed with a unanimous vote. 13 

 14 
5. Work Session 15 

 16 
A. Discussion of Potential Development Code Amendments 17 

  Code topics for discussion include: model home signs; Approval authority and 18 
development review process; residential bonus density, and others. 19 

 20 
Mr. Mumford explained that there are a number of code amendments that the City is 21 
considering for the City Development Code. 22 
 23 
Signage 24 
Builders request more signage for model homes. Currently the City Code allows 30 sq. feet 25 
project signage on-site, and ladder signs off-site. Mr. Mumford asked what should be allowed 26 
for builders, temporary signage, more signage along SR 73, and/or directional signage. 27 
Following a lengthy discussion, Commissioners felt that no code change should be made.  28 
 29 
Development Approval Process 30 
We are looking at streamlining the development approval process to help get residents 31 
involved, and decrease frustration with City Council, developers, and builders.  32 
 33 
Mr. Mumford suggested that the preliminary plats be approved by City Council and Planning 34 
Commission and require a development agreement with the preliminary. The final plat could 35 
be approved at a staff level if preliminary plat  and development agreement are approved by 36 
both bodies.  A decision will have to be made if a public hearing would be required at both 37 
meetings. Commissioners Linton and  Allred felt that the Planning Commission was a buffer 38 
helping minimize residents’ complaints to City Council. Commissioners felt that more eyes 39 
on a project also helps minimize problems with the development. Commissioner Linton felt  40 
that the final plat should be approved at a public meeting, but should not require a public 41 
hearing.  42 
 43 
Commissioner Allred was concerned about the level of insignificant and significant 44 
conditions of recommendation should be approved. Commissioner Dean explained that he 45 
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has seen other cities approve the final plat at a staff level, but the developer has the option to 1 
take the final plat to Planning Commission. 2 
 3 
General Plan Update and Rewrite-Residential Zoning 4 
A development is designated Tier III residential when the project density is between 5.2 and 5 
12.2 dwelling units per acre. Participants in Tier III residential bonus density entitlements 6 
shall receive an additional seven units per acre. All Tier III residential developments are 7 
required to provide the Tier III clubhouse. Tier III residential developments of more than 150 8 
per pod shall include a swimming pool in addition to the clubhouse facility. The maximum 9 
number of units in a single Tier III development is 250. 10 
 11 
Mr. Mumford explained that developers dislike installing swimming pools. Swimming pools 12 
are only open about four months of the year, and are expensive to maintain. Perhaps there 13 
should be other amenity options besides a pool.  Commissioners were wary about removing 14 
the pool as a requirement, and felt that on a case-by-case basis developers could propose an 15 
amenity that would have to be equivalent in cost to a pool. Commissioners discussed and 16 
reviewed bonus density ideas for Residential Zoning. 17 

 18 
B. Next Scheduled Meeting: February 11 19 
 20 

6. Adjournment 21 
 22 

The meeting was adjourned at 7:53 p.m. 23 
 24 
 25 

APPROVED BY THE PLANNING COMMISSION ON FEBRUARY 11, 2014. 26 
 27 
 28 
 29 
        30 
Steve Mumford, Planning Director 31 
 32 
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   1 
6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  2 
 3 
COMMISSION MEMBERS PRESENT:   Preston Dean, Wendy Komoroski, Matthew Everett, 4 
and Miriam Allred. 5 
 6 
CITY STAFF PRESENT:  Steve Mumford, Planning Director; and Mike Hadley, Senior 7 
Planner.  8 
 9 
ELECTED OFFICIAL PRESENT: Donna Burnham 10 
 11 
Commissioner Dean called the meeting to order at 6:03 p.m. 12 
 13 
Pledge of Allegiance 14 
 15 
Commissioner Dean led the Pledge of Allegiance. 16 
 17 
1. Declaration of Conflicts of Interest 18 
 19 
None 20 
 21 
2. Election of 2014 Planning Commission Chair and Vice-Chair 22 
 23 
Commissioner Dean requested that the item be rescheduled allowing the current Commissioner 24 
Chair (John Linton) to be present.  25 
 26 
3. Development Items 27 
 28 

A. Evans Ranch Plat B-3 Preliminary & Final Plat – Public Hearing, Action Item 29 
 30 

Steve Mumford explained that Evans Ranch Plat B-3 is a 4.61-acre 1-lot subdivision in the 31 
Evans Ranch development, located at the northeast corner of Porter’s Crossing and Golden 32 
Eagle Road. The Master Plan and Master Development Agreement for Evans Ranch were 33 
recently approved by City Council. The lot is proposed exactly as shown in the Evans Ranch 34 
Master Development Plan as a church site. The developer is selling the property to the LDS 35 
Church and in order to sell that property the site must be platted. This does not guarantee that 36 
the church would build right away, but once the lot is platted and recorded by the County it 37 
becomes vested.  38 
 39 
Improvements will be made to Porter’s Crossing and Golden Eagle Road along with this plat. 40 
The eastern side of Porter’s Crossing will be completed, with additional asphalt, curb and 41 
gutter, park strip, and multi-use path. Modifications to the existing median will be made to 42 
accommodate a left-turn lane on Porter’s Crossing. The only concern with the roadways 43 
relates to the internal neighborhood road on the northeast side of this lot. Since there is no 44 
reason for this roadway to be improved until the residential lots are platted, the road has not 45 
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been included in this plat. The entire roadway, then, will have to be included in the 1 
subdivision plat that includes the residential lots, and it will have to be improved at that time. 2 
 3 
Suggested recommended conditions: 4 
1. Plans must be revised to include public utility easements of 10 feet along roadways (and 5 
future roadways) and 5 feet along other property lines. 6 
2. A road and infrastructure improvement agreement shall be completed, designating the 7 
party responsible for improvement of the neighborhood road, and including the City as a 8 
party for enforcement. 9 
 10 
Nate Shipp, DAI, said that he is excited for this project to start.  The developer has been 11 
working on improving the right-of-way on Porter’s Crossing. Energy Director is working on 12 
the main feeder line for the project, just on the east side.  The developer’s machines have 13 
been out there to help facilitate the main feeder line. He explained that the first three lots in 14 
the development are getting close to being finished. Hopefully in the next couple of Planning 15 
Commission meetings DAI will be able to get approval for some of the larger parts of the 16 
development. 17 

 18 
Commissioner Dean opened the public hearing at 6:12 p.m. 19 
 20 

Amy Plott, 4134 E. Sioux Street, asked if the lot has been sold to the LDS Church and what 21 
would happen if the church decided not to build on the property. Mr. Shipp explained that the 22 
LDS Church is purchasing the lot and it would be their decision to build. She stated that there 23 
is construction noise in her neighborhood earlier than 7:00 am. She was also concerned about 24 
widening Porter’s Crossing on the east side. She suggested that the City look at widening 25 
Porter’s Crossing before the development along the east side is developed. Mr. Mumford 26 
explained that in the City Master Plan, Porter’s Crossing is considered a major collector road, 27 
which means Porter’s Crossing will not be widened. The traffic study shows that it will be 28 
able to handle the amount of predicted traffic for the area.  If a developer wants to develop 29 
the south area with a higher density, then that developer would be responsible for widening 30 
Porters Crossing, or would have to lower the density of the development. Mrs. Plott asked if 31 
there was still a plan to connecting to Golden Eagle. Mr. Mumford explained that the City 32 
Attorney said that the City could not require the extension to Golden Eagle unless the traffic 33 
study required the extension.  34 
 35 
Commissioner Dean asked Mr. Mumford what the Future Land Use and Transportation Map 36 
showed for Porter’s Crossing. Mr. Mumford explained that it shows as a minor collector road 37 
in the Future Land Use and Transportation Map, but it’s built to match a major collector 38 
cross section. He explained that the City has sent out requests for proposals (RFP) to 39 
engineering consultants to update the Master Transportation Plan. The Porter’s Crossing area 40 
is one area the City has requested the engineer to take a closer look at, because of the growth.  41 

 42 
Commissioner Dean closed the public hearing at 6:22 p.m. 43 
 44 
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MOTION: Wendy Komoroski moved to approve and recommend the Evans Ranch Plat 1 
B-3 Preliminary & Final Plat to City Council with the following 2 
recommended conditions.  3 

 4 
1. Plans must be revised to include public utility easements of 10 5 
feet along roadways (and future roadways) and 5 feet along other 6 
property lines. 7 
2. A road and infrastructure improvement agreement shall be 8 
completed, designating the party responsible for improvement of the 9 
neighborhood roads, and including the City as a party for 10 
enforcement. 11 
 12 

Matthew Everett seconded the motion.  Those voting aye:  Preston Dean, 13 
Matthew Everett, Wendy Komoroski, and Miriam Allred. The motion passed 14 
with a unanimous vote. 15 

 16 
B. Eagle Mountain Gateway (SR73) Preliminary Plat – Public Hearing, Action Item 17 

 18 
Mr. Mumford explained that this property was rezoned in May, 2013, to Commercial and 19 
Commercial Storage. The proposed 28.6-acre preliminary plat includes 14 total lots or 20 
parcels. Lot 103 is planned as a storage unit lot, lots 401 and 402 are planned as future multi-21 
family, and the remaining lots are intended for retail, office, and office-warehouse. The 22 
property is located in the northwest corner of SR 73 and Mt. Airey Drive, north of SR 73.  23 
 24 
The concept plan that was provided to the City Council and Planning Commission with the 25 
rezone application included the preservation of an additional 150 feet of right-of-way for 26 
future UDOT purchase. This property is located at the entrance to the City along SR 73. SR 27 
73 is a state highway owned and maintained by UDOT, and the UDOT Region 3 Director has 28 
stated their intent to continue widening that road, as needed, until it cannot be widened any 29 
more. In other words, SR73 is the priority road into and out of the city. City Staff has been 30 
meeting with UDOT and Mountainland Association of Governments (MAG) to discuss 31 
future right-of-way needs for a higher capacity road in this area, and has settled on the need 32 
to obtain an additional 200 feet of right-of-way, approximately. 33 
 34 
The City has made an application to Mountainland Association of Governments to obtain 35 
funds from the Local Option Corridor Preservation Funds to purchase the property necessary 36 
for future right-of-way in this area. The purchase of raw ground, prior to development, saves 37 
taxpayers a substantial amount of money, and reduces or eliminates the need for UDOT to 38 
use eminent domain to obtain property or buildings in the future. The City has received 39 
approval from Mountainland MPO Regional Planning Committee.  40 
 41 
This right-of-way issue has a substantial impact on the design of this subdivision plat. The 42 
property owner has been willing to sell the property to UDOT, but doesn’t want to delay his 43 
project unnecessarily, if the process is lengthy. That being said, major changes may be 44 
necessary to the plat design as a result of the property negotiations, and it would be wise for 45 
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the City to wait until these negotiations have been completed before approving a subdivision 1 
plat for the property. This could be considered a very valid reason to table the project. 2 
 3 
The City recommends that the Planning Commission table the Eagle Mountain Gateway SR 4 
73 preliminary plat in order to provide more time for negotiation of the property purchase 5 
and the application for approval of funding to the Local Corridor Preservation Fund. 6 
Approval of a preliminary plat containing lots and property that are currently undergoing 7 
negotiations for purchase would cause uncertainty and unnecessary confusion. 8 
 9 
Commissioner Dean was concerned about the five acre property if it was owned by the City. 10 
He asked if the City plans to improve and maintain the property. He also stated that it would 11 
be a challenge for the owner to build a commercial building so far off a major road. Mr. 12 
Mumford stated that the owner has expressed the same concerns, and has requested to change 13 
the plans. The City’s main concern was allowing a commercial building to go up and having 14 
it torn down later.  15 
 16 

Commissioner Dean opened the public hearing at 6:40 p.m. 17 
 18 

None 19 
 20 
Commissioner Dean closed the public hearing at 6:40 p.m. 21 
 22 
MOTION:  Wendy Komoroski moved to table the Eagle Mountain Gateway SR 73 23 

Preliminary Plat to provide more time for future right-of-way and real estate 24 
negotiations between the City, UDOT, and the property owner.  Miriam 25 
Allred seconded the motion.  Those voting aye:  Preston Dean, Matthew 26 
Everett, Wendy Komoroski, and Miriam Allred. The motion passed with a 27 
unanimous vote. 28 

 29 
C. The Cove at Rock Creek Concept Plan – Discussion Item 30 

A proposed concept plan for the remaining portion of Rock Creek development. The 31 
proposed application consists of 82 townhome units on 6.53 acres for a density of 12.5 32 
units per acre. 33 
 34 

Mike Hadley explained that the projected is located just south of the existing Rock Creek 35 
development off of Rock Creek Rd and Clear Rock Rd in the Ranches Master Development. The 36 
proposed application consists of 82 townhome units on 6.53 acres for a density of 12.5 units per 37 
acre. This proposed concept plan is the remaining portion of the original Rock Creek 38 
development. The original Rock Creek development was approved with 276 total units Phase 1 39 
consisted of 96 units and Phase 2 consisted of 84 units for a total of 180 platted units. There are a 40 
total of 96 possible units left that could be built. The remaining portion was approved as 12-plex 41 
units similar to the existing Rock Creek development. The Cove at Rock Creek is proposing 82 42 
townhome units instead of the 12-plex buildings. The applicant would like to get feedback on the 43 
possibility of building the townhomes instead of 12-plex buildings before he purchases the 44 
property. 45 
 46 
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The City’s Development Review Committee (DRC) concerns are as follows: 1 
1. Utility placement, and fitting utility lines around the buildings. 2 
2. Drainage issues. 3 

 4 
Commissioner Komoroski asked if the City had a preference between garage versus parking. Mr. 5 
Hadley explained that the only concern the City has is adequate parking. 6 
 7 
Travis Taylor, West State Construction, explained that he has built this type of unit in North 8 
Logan, Saratoga Springs and Pleasant View and they have been very successful. There are two 9 
types of townhome options, one with a garage and the other with covered parking. The developer 10 
is requesting flexibility with the two options depending on the market popularity of the units.  11 
 12 
Commissioner Dean asked the width of the driveways. Mr. Taylor stated that the driveways that 13 
are back to back are 30 feet, and all others are 28 feet. He explained that the distance between the 14 
townhomes is 20 feet for this development, normally the plan calls for only 15 feet.  There is an 15 
extra 5 feet to work with for utility lines. Commissioner Dean asked Mr. Taylor what he has 16 
done in his other developments that has kept visitors from parking in front of the garages. Mr. 17 
Taylor explained that signs would be posted stating no construction parking in English and 18 
Spanish. There would also be 24 hour parking for visitors. He stated that in Saratoga Springs his 19 
development has contracted with Beehive Towing and that company polices the development. 20 
 21 
Mr. Hadley explained that the development would require amenities. The amenities would be 22 
determined at preliminary plat.  23 
 24 
Commissioner Dean asked Mr. Taylor if there would be an HOA and if the HOA would be 25 
responsible for the area around the townhomes.  Mr. Taylor stated that the HOA would be 26 
responsible for the area around the townhome.  27 
 28 
Commissioner Dean was concerned about the development’s parking and driveways. Mr. 29 
Mumford explained that the development meets the requirement for parking, but parking is 30 
always a concern with this type of development. The driveway length the City Code requires is 31 
22 feet, and a parking lot requires a 24 foot aisle between stalls. He believes the 30 feet and 28 32 
feet for the development driveways are adequate. There is no parking in front of the garages. The 33 
main concern for this development is utility lines.  34 
 35 
4. Work Session 36 

 37 
A. Discussion of Potential Development Code Amendments 38 
 39 
B. Next Scheduled Meeting: January 28, 2014 40 
 41 

5. Adjournment 42 
 43 
The meeting was adjourned at 7:14 p.m. 44 
 45 
APPROVED BY THE PLANNING COMMISSION ON FEBRUARY 11, 2014. 46 
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 1 
        2 
Steve Mumford, Planning Director 3 
 4 
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Project: Evans Ranch Plat B-2 – Preliminary & Final Plat 
Applicant:  DAI (Agent – Nate Shipp) 

Type of Action: Action Item; Public Hearing; Recommendation to the City Council (Final Plat) 

 
PROPOSAL 

The Evans Ranch Plat B-2 is the second 
residential phase of the approved Evans 
Ranch Master Development Plan. The lots 
in this plat have not changed from the 
approved master plan, and the tabulations 
are shown here. 
A preliminary and final plat review includes 
the layout of lots, proper street circulation, 
utility demands, park and recreation sites, 
etc.  
 
Noteworthy Items 

• Utilities - This development 
requires that a sewer line be built 
that extends to the east, crosses the 
Tickville Wash, and connects to the SilverLake sewer pipe in Silver Creek Way. This gravity 
sewer line will ultimately allow the neighborhoods to the west to gravity feed into this line, and 
the sewer lift station can possibly be removed. In order for this sewer line to be built the 
developer must obtain an easement for the City from Silver Lake Land LLC, and must work 
closely with the City Engineer on the design and construction drawings. 
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• Fencing – The plat indicates a 6-foot vinyl slat fence behind lots 1-4. This fencing must instead 
following the approved master fencing plan, which requires Cedar estate fencing for this area. 
 

• Water Rights – The developer must submit a letter indicating either the banked water rights that 
he plans to use for this plat, or a commitment to purchase water from the City.   
 

• Pedestrian Easements – Since these lots are planned with very specific build-to lines for the 
homes, as can be seen on the master plan above, there are pedestrian easements that extend 
onto each lot, allowing for the sidewalk to be located outside of the street right-of-way. 

 
• Open Space Dedication - As approved with the master development plan, the open space 

including the trail, detention basin, and native area to the east of the trail (behind lots 12-15) will 
be dedicated to the City. The remainder will be dedicated to the Evans Ranch Home Owners 
Association. A public utility easement will be provided to the City on the open space along 
Porter’s Crossing, mostly in order to locate some electrical boxes/equipment within this area.  

 
• Open Space Improvement – The open space for the project will be improved along with each 

plat, and the developer must place a cash bond with the City for 10.33% of the total cost of all of 
the open space improvements for the project prior to recording this plat (25 lots divided by 242 
total lots = 10.33%). A total open space improvement estimate must be approved by the Parks 
Foreman and City Engineer, and the bond posted, prior to recording the plat. 

 
• Community Improvements – A minimum of $2,000 per buildable acre must be provided as a 

cash bond for the community improvements for this plat, as required by the City Code and the 
Evans Ranch Master Development Agreement (total of $18,160).  

 
• Porter’s Crossing – Prior to completing the infrastructure for this phase, the developer shall paint 

stripe an 11-foot lane on both sides of Porter’s Crossing Road along the entire length of Porter’s 
Crossing (from the southern end of the project to Pony Express Parkway). 

 
• Driveways – Rather than requiring that the driveways be shown on the subdivision plat, the DRC 

determined that the developer shall submit a site plan with each building permit application that 
includes the utility locations, so that driveways can be appropriately placed to avoid the water 
meter and other utilities. The water meters will not be allowed in driveways. 

 
Procedures and Future Applications 
The Planning Commission is the approval authority for Preliminary Plats, and the recommending body 
for Final Plats. In this case, the applicant has submitted a preliminary/final plat application, so there is no 
difference between the preliminary and the final plats. The preliminary approval, then, is really just a 
formality. A final plat approval is valid for one year, unless it is recorded within that time.  

 
Recommended Motion 

 
If the Planning Commission chooses to approve the proposed plat, the following is a recommended 
motion provided for the benefit of the Planning Commission and may be read or referenced when making 
a motion.  
  
I move that the Planning Commission approve the Evans Ranch Plat B-2 Preliminary Plat and 
recommend approval of the Final Plat to the City Council with the following conditions: 
 

1. Fencing for the project must comply with the approved master fencing plan. 
2. Developer must submit a letter indicating either the banked water rights that he plans to use for 

this plat, or a commitment to purchase water from the City.   
3. Developer must place a cash bond with the City for 10.33% of the total cost of all of the open 

space improvements for the project, as well as $2,000 per buildable acre ($18,160) for the 
required community improvements, prior to recording the plat.  
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4. Prior to completing the infrastructure for this phase, the developer shall paint stripe an 11-foot 
lane on both sides of Porter’s Crossing Road along the entire length of Porter’s Crossing (from 
the southern end of the project to Pony Express Parkway). 

5. Building permit site plans must be submitted with utilities to help with proper driveway 
placement. No water meters are allowed in driveways.  

 
ATTACHMENTS:   

 Proposed final plat/plans, landscape plans 
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Project: Porter’s Crossing Town Center Retail Pad A – Site Plan (Building Elevations) 
Applicant:  Pony Express Land Development (Agent – Trevor Hull) 

Type of Action: Action Item; Public Hearing; Recommendation to the City Council 

 
PROPOSAL 

The site plan for this building, including the parking, landscaping, etc. has already been approved along 
with the Ridley’s site plan. This review is for the building elevations, or the exterior style and look of the 
building. This building will be located immediately east of the Ridley’s Family Market and Ace Hardware 
stores.  
 

 
 
Commercial Design Standards 
All Commercial buildings must comply with the City’s Commercial Design Standards (EMMC Ch. 17.72). 
Some of the purposes of the commercial design standards are to provide standards and guidelines to 
enhance the visual quality of development, to promote buildings of lasting architecture and aesthetic 
appeal, and to ensure that a sense of place is created and maintained while the city experiences growth 
and development. The following are the applicable architectural standards from Chapter 17.72.040 
(minor variations to these standards may be considered by the Planning Commission and City Council 
with specific justification from the applicant of how the proposal is more appropriate for the neighborhood 
and of higher quality than the standard: 
 
A. Architectural Style/Theme. Commercial buildings should be similar in style as significant adjacent 

buildings. All facades of commercial and multifamily structures shall be designed with consistent 
architectural style, detail, and trim features as the primary facade. Separate structures on the site 
shall be designed similar to the primary structure, including colors, materials, and design elements. 

The proposed building is quite different from the Ridley’s and Ace Hardware building, including exterior 
materials, the style of canopies, the roof type, etc. 
 
B. Main Entrance. The main entrance of a structure should orient to major sidewalks, pedestrian ways, 

plazas, courtyards, or other public spaces. It shall also be clearly identifiable, and consist of a 
sheltering element such as a porch, stoop, awning, arcade, or portico. 

The entrances are oriented to the sidewalk, and the steel canopies help identify each entrance. 

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 
FEBRUARY 11, 2014 
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C. Roof Design. The primary roof form of a structure should help reduce the perceived scale of the 

building. All commercial buildings shall contain either sloping roofs with overhanging eaves, or a 
decorative parapet and multiple roof planes and heights. Decorative cornices and roof projections 
such as cupolas or towers are also encouraged.  

This building contains multiple roof planes and heights, a sloping roof, and dormer windows. 
 
D. Building Articulation. Vertical and horizontal articulation and relief reduces the perceived scale of 

buildings. Buildings shall include facade modulation (stepping portions of the facade), horizontal and 
vertical divisions (textures or materials), window patterns, offsets, recesses, projections, and other 
techniques to help identify individual residential units in a multifamily structure, and to avoid large, 
featureless and/or panelized surfaces on commercial buildings. Large uninterrupted expanses of a 
building wall are prohibited. 

While the two facades of this building are flat, there is some modulation or articulation between the two 
buildings, and the canopies help break up the flat façade.  
 
 

 
E. Architectural Detailing. Pedestrian-scaled architectural features/details shall be incorporated into 

commercial and multifamily buildings to orient the building to pedestrian activity and to increase the 
overall visual appeal of the structure. 

1. Commercial buildings shall incorporate a majority of the following architectural details: reveals, 
canopies, awnings, popouts, columns, decorative trim and moldings, architectural lighting, 
ornamental cornices, decorative masonry pattern, decorative doors and windows, exposed timbers, 
and trellis structures. All sides of a building shall include the chosen details. 

The building contains canopies, a good number of windows, cultured stone (on one section of the building), 
and dormer windows. There are no large expanses of featureless walls. The one building, however, contains 
only stucco (EIFS – Exterior Insulation Finish System).  
 
F. Building Materials. Buildings should incorporate materials used throughout the city and be similar in 

character and architectural theme as significant neighboring structures. 
2. All commercial buildings shall avoid large panelized products or featureless surfaces. Commercial 
buildings shall utilize an appropriate mixture of building materials on all sides, including brick, rock, 
fiber/cement siding, wood, glass, stucco, and colored architectural CMU (concrete masonry unit). 
Stucco may not be used on more than 50 percent of a building. Metal, plain CMU, or other materials 
deemed appropriate by the planning commission and city council may be used as accents only. 

This building is quite different from the “significant neighboring structure.” The eastern building could be 
considered “featureless,” except for the canopies. This portion of the building is wrapped in stucco, but the 
stucco is less than 50% of the entire Pad A building. The rear façade of the building is all stucco, with two 
cultured stone vertical elements.  
 
G. Building Color. Buildings should not be restricted to using desert landscape colors, such as beige, tan, 

grays, browns, etc. A wide palette of colors is recommended, excluding any neon, ultra-bright, or 
reflective colors. A building’s color palette should be similar to that of significant neighboring structures. 
Franchise colors and elements may be incorporated, but shall not overpower the architectural 
form/theme of the building and/or development. 
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K. Mechanical Equipment. All mechanical equipment shall be screened so as not to be visible from any 
public or private streets. Screens shall be aesthetically incorporated into the design of the building and 
shall conform to the color and materials of the primary building. Screening includes walls, landscaping, 
parapet walls, or a combination. All electrical service equipment should be painted to match the wall 
color or screened to blend with the surrounding terrain. 
 

Recommended Motion 
 
The Commercial Design Standards give the Planning Commission and City Council quite a bit of latitude 
in the review of building elevations. While this building is attractive in many ways, it also is designed to 
look and feel quite a bit different from the Ridley’s and Ace Hardware. The Planning Commission will 
have to decide if this proposed building fits their vision for this area, and is in compliance with the design 
standards.  
 
The Planning Commission may choose to recommend approval of the proposed building elevations with 
conditions of approval, table the item with specific instructions for necessary changes to the building, or 
recommend denial of the application with specific reasons for the denial.  
  

ATTACHMENTS:   
 Proposed Porter’s Crossing Town Center Retail Pad A Building Elevations 
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Project: Porter’s Crossing Town Center Project Entrance Sign & Commercial 
Monument Sign 

Applicant:  Pony Express Land Development (Agent – Trevor Hull) 

Type of Action: Action Item; Public Hearing; Recommendation to the City Council 

 
PROPOSAL 

Neighborhoods throughout the Ranches have “community entrance signs” along Pony Express Parkway, 
Ranches Parkway, and SR73 (The Ranches, SilverLake, Red Hawk Ranch, Ruby Valley, etc.). These  
Signs are approved under the following guidelines and according to the following process found in the 
City Code: 

17.80.110 Community entrance signs. 
Community entrance signs located in the median or shoulder of the city’s right-of-way (ROW) along 
streets classified as arterials or collectors shall only be allowed under specific agreement with the 
city. Community entrance signs shall be constructed, installed, and maintained at the expense of the 
original applicant in accordance with the specifications outlined in the submitted application and as 
determined by the city council. The exact location of each sign and the sign copy shall be subject to 
review and approval by the Eagle Mountain planning commission and city council. 

A. Approval Process. Community entrance signage shall not be construed as an absolute right upon 
submission of an application and does not require the approval body to take action based upon 
findings of fact. At their discretion, the planning commission may recommend and the city council 
may approve community entrance signs along streets classified as arterials and collector roads. The 
placement of the signs shall not create a traffic hazard. Since these signs are within the city’s right-
of-way, the applicant must enter into an agreement to lease the city’s property. The city council shall 
approve the agreement, which will detail the terms and conditions of the property lease as well as 
the design of the signage. The lease fee shall be equal to the fee established in the city’s current 
consolidated fee schedule for off-premises ladder signs. [Ord. O-06-2010 § 2 (Exh. A); Ord. O-12-
2009 § 2 (Exh. A); Ord. O-26-2008 § 2 (Exh. A § 16.9); Ord. O-18-2008 § 2 (Exh. A § 16.9); Ord. O-
17-2006 § 2 (Exh. 1 § 16.9). Formerly 17.80.100]. 

Not all community entrance signs have to be located with the right-of-way. The Planning Commission and 
City Council have discretion to review the sign dimensions and design for these signs, with no specific 
restrictions in the code except for safety. A portion of this sign can be considered the “community entrance 
sign” – the sloping stone wall and the individual aluminum “Porter’s Crossing” letters. As you can see in the 
attached exhibits, each individual letter is approximately 5 feet tall. 
 
The rest of the sign should be considered a combined monument sign for the commercial retail project 
(Ridley’s, Ace, etc.). This sign should comply with the following City standards for combined commercial 
monument signs:  

17.80.070 Permitted signs. 
B. Combined Monument Signs in the Commercial, Industrial, and Airpark Zones. Developments that 
have multiple pads and are located in a commercial, industrial, or airpark zone may be required to 
construct one combined monument sign structure per street frontage. The requirement to construct 
the monument sign structures may be a condition of approval for a site plan or conditional use. The 

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 
FEBRUARY 11, 2014 
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developer shall ensure that the sign structure allows for as many building pads to be included as is 
reasonably possible. It is not a guaranteed right that all businesses will have sign space on the 
combined monument sign. The sign copy will be approved by the planning director or designee 
through the sign permit application process. All combined monument signs shall be designed and 
built in substantial conformance to the sign depicted in Figure 17.80.070(A) and must comply with 
the standards enumerated in subsections (A)(4) through 
(A)(7) of this section and the standards contained in this 
subsection. Minor variations to the sign design may be 
considered by the planning director. More significant 
variations require approval by the planning commission 
and city council; height and size requirements may not be 
exceeded. 

Figure 17.80.070(A) 

1. Height. The maximum height of a combined monument sign shall be 10 feet. 

2. Sign Copy. The maximum sign copy of a combined monument sign shall be 100 square feet. 

3. Materials. Each sign shall contain stone, rock, or brick at the base (at least two feet high) and 
vertically along at least one side (at least two feet wide). The sign copy may not exceed the height of 
the rock column, and may not extend beyond the rock base. 

4. Design. Additional design elements may be considered by the planning director in order to give 
uniqueness to a development. 

5. Setback. There is no required setback for combined monument signs. These signs must follow the 
clear vision triangle standards, and may not cause a traffic/visibility concern. The specific sign location 
must be approved by the planning director or designee. 

 
 
Electronic Message Centers 
 

D. Sign Illumination. Permitted signs may have a constant, indirect source of illumination focused on 
the sign’s copy or be internally lit. No animated, flashing, blinking, or moving signs shall be permitted, 
except that animated public service message signs displaying the time of day, temperature, and/or 
announcements of community events may be permitted by the planning commission. Electrical signs 
and spotlights or other fixtures used for the indirect illumination of signs shall be installed only in 
compliance with the city’s adopted International Electrical Code and International Building Code. 
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According to this section of Code, the animated electronic message center on the top of the sign is not 
permitted. You will notice that the School District has electronic message center signs on their buildings, 
but they are exempt from the City’s codes by State Code.   
 
The sign in total is about 23 feet high. This is obviously much higher than the 10-foot maximum height 
that is in the Code for these types of signs. The Code says that height and size requirements may not be 
exceeded.  
 
The only other concern is for the “Porter’s Crossing” letters. There is a subdivision to the south of this 
area that is the Porter’s Crossing subdivision. This project was clearly approved as the Porter’s Crossing 
Town Center, and should probably be reflected as such so as to not cause any confusion.  
 

Motion 
 
This proposed sign should really be considered two separate signs – one community entrance sign and 
the other a combined commercial monument sign. While the City Code contains some standards for 
these signs, it also gives some flexibility to the Planning Commission and City Council. Community 
entrance signs require Planning Commission and City Council approval, and major variations to the 
commercial monument sign also require review and approval by these groups.  
 
City Staff recommends that the sign be either tabled or given a recommendation of denial with the 
following findings: 

• Electronic message centers (animated/flashing signs) are not permitted by the City Code. 
• The sign exceeds the 10-foot height limit for combined monument signs. 

 
The Planning Commission may choose to recommend approval of the proposed sign with conditions of 
approval, table the item with specific instructions for necessary changes, or recommend denial of the 
application with specific reasons for the denial.  
  

ATTACHMENTS:   
 Proposed Porter’s Crossing project entrance sign and commercial monument sign 
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PLAN VIEW
SCALE: 1/8" = 1'-0"

LEFT VIEW
SCALE: 1/8" = 1'-0"

(4) SINGLE-FACED CABINETS:
• 1'-4" X 6'-6"
• ILLUMINATION: WHITE LEDs
• POWER SUPPLY: HOUSED IN CABINET
• FACE: 3/16" TRANS WHITE PLEX
   VINYL GRAPHICS
• RETAINER: 1", BLACK
• RETURNS: 3" DEEP, BLACK
• FLUSH MOUNTED

LANDSCAPING
BY OTHER

UP-LIGHTING
• 10" X 21'-4" 
• ALUMINUM CHANNEL
• PLEX COVER
• WHITE LEDs

FLAT CUT OUT LETTERS:
• 5'-0" TALL
• ½" ALUMINUM
• WATERJET CUT
• FAUX PAINTED
• ANGLE SUPPORTS
• DIRECT BURIAL PIPES

ELECTRONIC MESSAGE UNIT:
• DAKTRONICS GALAXY 3550
• 16mm RGB
• 4'-2" X 12'-8" (64 X 224 PIXEL MATRIX) 

VERTICAL SUPPORTS:
• 3" X 6" ALUMINUM REC TUBE (TBD)
• FAUX PAINTED

MASONRY
• CULTURED STONE VANEER

EDGE PLATE
• 13'-4" X 2'-4" X ½" ALUMINUM
• FAUX PAINTED

PAD
• CONCRETE

VERTICAL SUPPORTS:
• 3" X 28" ALUMINUM
                REC TUBE (TBD)
• FAUX PAINTED

* ELECTRICAL TO BE AT SIGN
  LOCATION BY OTHERS

MESSAGE UNIT ELECTRICAL: (1) 30 AMP 120V CIRCUIT
SIGN ELECTRICAL: (2) 20 AMP 120V CIRCUITS

(4) FOOTINGS - 2'-6" X 9'-0"

(2) SINGLE-FACED CABINETS:
• 4'-0" X 8'-0", 4'-0" X 2'-6"
• ILLUMINATION: WHITE LEDs
• POWER SUPPLY: HOUSED IN CABINET
• FACES: 3/16" TRANS WHITE PLEX
   VINYL GRAPHICS
• RETAINERS: 2", BLACK
• RETURNS: 3" DEEP, BLACK
• MOUNTED WITH 8" STANDOFFS

(2) SINGLE-FACED CABINETS:
• 2'-3" X 8'-0", 2'-3" X 2'-6"
• ILLUMINATION: WHITE LEDs
• POWER SUPPLY: HOUSED IN CABINET
• FACES: 3/16" TRANS WHITE PLEX
   VINYL GRAPHICS
• RETAINERS: 1½", BLACK
• RETURNS: 3" DEEP, BLACK
• MOUNTED WITH 5"

SLATS:
• 3" X ¼" STOCK BAR 
• FAUX PAINTED
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• 1'-0" X 4'-10"
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• FLUSH MOUNTED
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• 3" X 6" ALUMINUM REC TUBE (TBD)
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(2) SINGLE-FACED CABINETS:
• 3'-0" X 6'-0", 4'-0" X 1'-8"
• ILLUMINATION: WHITE LEDs
• POWER SUPPLY: HOUSED IN CABINET
• FACES: 3/16" TRANS WHITE PLEX
   VINYL GRAPHICS
• RETAINERS: 1", BLACK
• RETURNS: 3" DEEP, BLACK
• MOUNTED WITH 8" STANDOFFS

(2) SINGLE-FACED CABINETS:
• 2'-3" X 6'-0", 2'-3" X 1'-8"
• ILLUMINATION: WHITE LEDs
• POWER SUPPLY: HOUSED IN CABINET
• FACES: 3/16" TRANS WHITE PLEX
   VINYL GRAPHICS
• RETAINERS: 1", BLACK
• RETURNS: 3" DEEP, BLACK
• MOUNTED WITH 5"
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